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| Bl ACQUISITION APPRAISAL

Within the boundaries of this site there are 150
separate parcels of real estate held in private own-
ership, in addition to two parcels owned by the
City of New York. It is estimated that as of this date
it would cost $3,700,000 to acquire that portion of

the site in private ownership, in addition to an.

assessed valuation of $54,500 on the parcels now
owned by the City, or a total of $3,754,500. On a
square foot basis, this works out to a cost of $7.53
per square foot.

In arriving at this estimate as to the probable
cost of acquisition, the realtor was concerned with
the method of acquisition, and also took into ac-
count all of the many factors affecting the value of
the properties under consideration, such as the pres-
ent use and condition of the improvements on the
site, the general neighborhood including transpor-
tation, educational, cultural, and religious facilities,
prevailing rentals, value as evidenced by recent
sales of properties within the site, and decisions of
the Court in condemnation proceedings.

As to the method of acquisition, it is considered
probable that by far the larger portion of this land
will have to be acquired by the City of New York
through the exercise of its right of eminent domain.
Extensive study of the assemblage of substantial
plots within the City during the recent past leads to

the conclusion that it is virtually impossible to

assemble a site more sizeable than two acres with-
out resorting to condemnation.

No doubt it will be possible to acquire individual
parcels within the site through purchase or option
at an amount somewhat below the assessed valua-
tion; however, it is impossible to predict how suc-
cessful such activity will be, or to what extent the
savings so effected may be offset by higher awards
on the condemned portion than are now foreseen.

Present Use and Condition of Building on Site:

This site, located in an unrestricted use zone, is
presently occupied in large measure for commercial
purposes such as garages, lofts, machine shops and
gas stations; also, about one third of the site is
devoted to residential use, consisting almost en-
tirely of old run-down tenements with stores on the
grade floor.

The value in use of these buildings, both commer-
cial and residential, is considerably greater than it
would be were it not for the general scarcity of
space for these uses. This additional use value is
reflected particularly in the old tenements, which
continue to yield income, even though in a more
normally balanced rental market they would have
outlived their usefulness and been demolished.

General Neighborhood:

Values in this district have been affected by sub-
stantial improvement of the surrounding area. To
the west of the site, there are three large housing

projects; the Federal and City sponsored Vladeck
Houses, and the Amalgamated Dwellings and Hill-
man Housing developments of the Amalgamated
Clothing Workers’ Union. These three developments
replaced blighted areas similar to the one here
under consideration, and have contributed to a sta-
bilization of property values which would be further
implemented by the development of this site.

To the north of this site is the Williamsburg
Bridge, above which there is an unrestricted section
of mixed commercial and industrial use, with some
tenements, much like the site under discussion.

To the east, the property fronts on the East River
Park and on Franklin D. Roosevelt Drive. To the
southeast and south there is a large park and recre-
ation center.

To the southwest there is some commercial use
along the Drive.

Transportation facilities at the present time are
only fair. The nearest subway stations are at Essex
Street and Delancey Street on the B. M. T., and at
Essex Street and East Broadway on the Independent
Subway. Essex Street is eleven blocks to the west
of the westerly boundaries of the site. However,
there are several bus lines serving this area, among
them the Madison-Chambers Street line terminating
at Grand Street and Franklin D. Roosevelt Drive, the
Grand Street crosstown line, and the Pitt & Ridge
Street line which is a short local bus service; the
nearest north-south bus line is the First Avenue line
which runs on Allen Street, twelve blocks west of
the site.

There is a public school at Madison Street and
Jackson Street, and one at Broome Street and Can-
non Street. There is a Roman Catholic Church on
Cannon Street and an Episcopal Church at Henry
Street and Slip Street. There are several Synagogues
north of the Delancey Street boundary.

There is a large outdoor recreation center in the
area between Franklin D. Roosevelt Drive and the
East River, and at Corlears Hook, with tennis courts,
handball courts, wading pool, softball diamonds
and other playground facilities.

Prevailing Rentals:

The existing rentals in the neighborhood of this
property for apartments in tenement buildings and
for stores and lofts in commercial properties,
although showing a rather satisfactory yield based
upon the depressed value of these old buildings,
would nevertheless be insufficient to return a rea-
sonable profit upon the reconstruction value of the
various structures. In other words, the rentals are
on a very low level which reflects a satisfactory
yield for sub-normal properties. This unique condi-
tion is one of the factors preventing the elimination
of slums by the investment of private capital with-
out the intervention of the municipality charged
with the well being of its citizens.
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Value as Evidenced by Sales:

A search of recorded conveyances revealed that
between January 1, 1947 and June 30, 1950, there
were thirty five bona fide sales of properties within
the boundaries of this site in addition to two fore-
closures of mortgages and one deed surrendered in
lieu of foreclosure. These sales were analyzed in
detail and revealed the following indications of
value: The sales were made at considerations aver-
aging 85% of the assessed valuation at the time
of conveyance, and 78 % of the 1950/51 assessed
valuation of properties conveyed.

There was a total area of 107,609 square feet
involved in these sales; the total consideration ap-
plicable to land was $208,100 showing an average
land price of $2.12 per square foot. It might be
well at this point to explain the method used in
deciding what proportion of the consideration was
attributable to land value. The consideration was
allocated to land and building in the ratio existing
between the land and building assessments at the
time of the sales. While it may be argued that this
method of analysis presumes too heavily upon the
correctness of the assessed valuation, there is no
other objective approach to a proration of the con-
sideration. It would be fallacious for the appraiser
to estimate the replacement cost of the building and
deduct it from the total consideration, thereby find-
ing a residual land value, since {(a) the building
may well be worth substantially more or less than
its replacement cost, from an economic standpoint,
and (b) the appraiser cannot project himself into
the minds of both parties to each transaction in
order to ascertain the opinion of the parties as to
the relative worth of land and building in establish-
ing the consideration to be paid by the buyer and
accepted by the seller.

In a further study designed to determine the ex-
tent, nature, and trend of the market, the following
figures were disclosed: The sales covered 22% of
the area of the site, and 21% of the 1950/51
assessed valuation of the site. The 35 sales covered
36 tax lots; there are 150 privately owned tax lots
in the site, therefore the market covered 24% of
the total number of tax lots in the site.

The distribution of sales with respect to type of
improvement was as follows:

Type of Improvement No. of Sales % of Total

Residential, no stores 4 11.4
Residential, stores on grade 18 51.5
Unimproved plots 9 25.7
Commercial properties 4 11.4
35 100.0 %

In 1947 there were 14 transactions averaging
76% of assessment; in 1948 there were 12 trans-
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actions averaging 93% of assessment; in 1949
there were 9 transactions averaging 82 % of assess-
ment; in 1950 there were no transactions to date;
a total of 35 transactions averaging 85 % of assess-
ment.

Decisions in Condemnation Proceedings:

Since it is deemed probable that virtually all of
the land for the proposed development will have
to be acquired through condemnation, particular
study was made of the relationship between awards
made by the New York State Supreme Court in the
First Judicial District and the assessed valuation of
properties condemned in the recent past. The ap-
praiser consulted with members of the Corporation
Counsel’s staff, and studied the awards made in
condemnation proceedings for the acquisition of
land for public use, both for housing and other pur-
poses, such as street widening, and for the acquisi-
tion of land to be resold to private investors for use
in the public interest in the creation of new housing.

Statistical data in connection with the most perti-
nent of these awards have been made available to
the Committee. It is sufficient to note here that dur-
ing the past decade such awards have ranged from
83% of the assessed valuation to 128 %, and that
since the general improvement in the real estate
market in 1947, in no instance have awards been
lower than the assessed valuation.

Assessed Valuation:

In connection with this site, detailed studies were
made of the assessed valuation of each tax lot for
the tax years 1949/50 and 1950/51. A brief sum-
mary of the 1950/51 assessed valuations involved
follows:—

No. Land Bvilding Total
Unimproved Lots:
Private _
Ownership 45 $ 20,500  _____. $ 20,500
N.Y. City Owned 1 19,500 .. 19,500
46 $ 40,000 $ 40,000
Improved Properties:

Private
Ownership 105 $1,325,600 $1,854,000 $3,179,600
N.Y. City Owned 1 5,000 30,000 35,000
1 $1,330,600 $1,884,000 $3,214,600

[=]
o

Totals for Site:
Private

Ownership 150 $1,346,100 $1,854,000 $3,200,100
N.Y. City Owned 2 24,500 30,000 54,500
152 $1,370,600 $1,884,000 $3,254,600

|

Detailed studies upon which we have based our
opinion as to the probable cost of acquisition of
this site, and from which the foregoing information
has been abstracted, have been made available to
the Committee.

CHARLES F. NOYES COMPANY, Inc.
George A. Hammer
Vice President
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After a careful study of all factors affecting the
value of the land in this site for the proposed rede-
velopment, we have come to the conclusion that
the over-all reuse value of the land as if cleared, is
$4.00 per square foot, or $174,240 per acre. Since
the area to be developed consists of 558,570 square
feet, the total resale value as if cleared would be
$2,234,280. It should be borne in mind that since
it is intended to sell this site encumbered with the
present improvements, it will be necessary to apply
a discount to the above value in order to compen-
sate the purchaser for the attendant cost of obtain-
ing possession from the present occupants of the
buildings, and for the cost of demolition. It has
been estimated that the resale value of the land in
its present condition would amount to $1,699,759
or approximately $3.04 per square foot.

It has been planned by the Committee to develop
an area of approximately 12.8 acres as a housing
project with a two-fold purpose:—

1 The elimination of a slum area.

2 The alleviation of the shortage of residential
space in the middle income brackets within the
Borough of Manhattan in the City of New York.
We, as realtors, have been asked to exercise our

judgment as to (a) the suvitability of this area for
housing of the desired type, (b) the economic feasi-
bility of such an undertaking and (c) the price which
could be realized by the City of New York for the
site if offered at public auction to private investors
after its acquisition by the Committee through the
use of its right of eminent domain.

Before reaching a conclusion in relation to the
above points, we made a careful survey of the site
and its surrounding neighborhood. The results of
this survey as to the site and the surrounding neigh-
borhood have been incorporated in our report to the
Committee relative to the probable acquisition cost
of the property. Another factor to which we gave
considerable study before reaching our conclusions
was the present market value of the land as used
today, through an analysis of all sales of property
within the site occuring since January 1, 1947. The
data relating to these sales was also fully discussed
in our report concerning acquisition cost, and it
would seem unnecessary to develop the point fur-
ther herein.

Additional factors considered before reaching our
final conclusions included a study of the cost atten-
dant to the construction of the project, the rentals
which could be obtained upon completion of the
improvement, the expenses attendant to the opera-
tion of the completed structures, and the yield that
could reasonably be anticipated by a private in-
vestor on the over-all investment, and the potential
value inherent in this land for the projected use.

Construction Costs:
Estimates as to the cost of constructing the pro-

posed buildings, including all professional fees, as
well as the cost of landscaping and site improve-
ments, were supplied to us by the architects for
the project. To these figures were added allowances
for costs involved in the completion of the projected
buildings, such as interest on land and on capital
invested in the building during construction, real
estate taxes on land (based on the present assessed
valuation of the land) and finance, legal and or-
ganization expenses involved in a project of this
size. This latter item includes inspection and exami-
nation fees, and title and recording charges.

Rental Values:

In connection with the estimation of the rental
value of the projected apartments, intensive study
was made of the prevailing rentals in other large
apartment developments both within the Borough
of Manhattan and in the New York metropolitan
area generally. Particular attention was given to
rentals in new buildings which are not subject to
rent controls. Within Manhattan, almost all new
apartment construction, other than subsidized and
tax exempt housing is in the luxury class, with very
few rentals at less than $50 per room per month,
and a large number of rentals ranging up to $100
per room per month. However, in suburban New
York, there are a large number of apartments rent-
ing at between $30 and $40 per room.

The apartments within the projected development
for this site can be rented very readily for $30 per
room per month. In fact, on the present rental mar-
ket, they could undoubtedly be rented at higher
rates. However, since one of the objectives of the
Committee is to provide housing at the lowest pos-
sible rental consistent with sound financial plan-
ning, and since the approach to value through the
capitalization of a stream of income presumes the
continuance of that income on a reasonably steady
plane, we have used this minimum rental of $30
per room per month as a basis for our calculations
as to the capitalized value of this projected devel-
opment.

It was also necessary to determine the rental
value of certain other space in the projected build-
ings, including stores, garage space, and parking
facilities.

The rental values of this commercial space were
established after a consideration of all pertinent
factors such as the nature of the space, the market
for such space created by the projected housing and,
rental value of similar space in the vicinity. After
due consideration, it is our opinion that the pro-
posed store space can be rented for 40c per square
foot for basement space, $2.00 per square foot for
space on the grade floor and $1.00 per square foot
for second floor space, or an average for the store
building of approximately $1.15 per square foot.
The garages and parking space have been esti-
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mated to have a rental value of $15 per month per
car for self-service parking in the garage and of
$10 per month per car in the parking space.

Operating Expenses:

We estimate that the proposed improvement for
this site could be operated at a cost of approxi-
mately $100 per room per annum by a private
investor. This figure is based on current rates for
labor, materials and utilities and includes the fol-
lowing items:

Payroll, Payroll Taxes, Fuel, Water, Insurance,

Repairs, Gas and Electricity including tenants’

consumption, Painting and Decorating, Reserve

for Replacements, Supplies, Management and

Brokerage, and Miscellaneous Expenses. Payroll

estimates are predicated on the use of automatic

rather than manually-controlled elevators.

The figure of $100 per room does not include real
estate taxes or amortization of the investment,
which have received consideration in the projection
of the net return applicable to the proposed devel-
opment.

This estimate was made after extensive study as
to the cost of operating somewhat comparable
buildings in the recent past, including a number of
large projects within the City operated by such in-
vestors as insurance companies.

Anticipated Yield:

Based on the foregoing estimates of rental value
and operating costs and computing real estate taxes
on the basis of a reasonable approximation of the
assessable value of the proposed project, the esti-
mated net return on a free and clear basis shows a
yield of approximately 7% on the total investment
involved. We believe that this represents an ade-
quate return on an investment of this character.
Since it will probably be possible for a potential
investor to secure a substantial mortgage at con-
siderably lower interest than 7 %, the percentage of
return on the equity would be proportionately
higher than 7 %.

Projected Use:

We consider this site to be a proper location for
a moderate rental housing development. It is ad-
jacent to a large public park and recreation center,
faces the East River, and is near Viadeck Houses,
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Amalgamated Dwellings, and the Hillman Housing
project. The other large housing developments along
this section of the Drive, including Governor Smith
Houses, Jacob Riis Houses, and Lillian Wald Houses,
all cater to tenants in the lower income brackets
through the medium of subsidized housing. There
is a pent-up demand for the medium priced hous-
ing contemplated in the venture now under con-
sideration.

The land if so developed will have a greater
value as if unimproved than sales in the area would
now indicate. Such development would tend to sta-
bilize value at a higher level than could be main-
tained if the existing old buildings were left remain-
ing on the plot.

Comparative Approach to Value:

Another type of appraisal procedure usually ap-
plied in determining the valuation of land is the
comparative method, through which analogies are
drawn between the assets and benefits inherent in
the site being appraised and those found in similar
sites suitable for the same purpose and offered con-
currently for sale or lease.

This method of appraisal could not be applied in
this manner in the instant case due to the fact that
no similar assemblage of land, presently improved
with sub-standard housing, is to be found on Man-
hattan Island, which is susceptible to private nego-
tiation as distinguished from acquisition through
the use of the right of eminent domain.

It was possible, however, to ascertain the acqui-
sition cost of other housing projects, both private
and public, and to compare the assets and bene-
fits of those sites (as to their relative location, trans-
portation facilities, neighborhood conditions, and
desirability) with those of the subject site.

In order to establish a value on this site for resale
purposes, at a level consistent with its market value
for the use envisioned by the Committee on Slum
Clearance, the comparative method was applied
to this extent. In the application thereof, the records
and statistics of many private and public projects
were studied and analyzed to determine (a) acquisi-
tion cost, (b) construction cost, (c) operating expenses
incurred, {d) rentals obtained, and (e} the resultant
monetary yield.

All of the foregoing study is reflected in the resale
value which we have placed upon this site.

CHARLES F. NOYES CO., INC.
George A. Hammer,
Vice President
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This Development is the proposed extension to
the existing Cooperative Apartments on Grand
Street, New York City, owned and operated by
Amalgamated Dwellings and Hillman Housing Cor-
poration.

The requirements established by permanent Ten-

ant-Owner occupancy and our experience with Co-
operative Housing in this City for the past 25 years
indicate that the layout of apartments and the per-
centage of unit types shown fully meet the present
accepted standards of that group’s middle income
bracket family.

Economy of construction without sacrifice to apart-
ment layout is, of course, a primary objective. It is
achieved through this form of plan by utilizing the
minimum service area — public halls, stairs, eleva-
tors and incinerators — for apartments served. Ele-
vators (two in each bank) stop on alternate floors,
thus saving the cost of half of the door assemblies,
while at the same time doubling the speed of the
elevator service, and yet providing service of one
elevator for each floor. Wherever possible, the kit-
chens are adjacent to the bathrooms, or bathroom
to bathroom, thereby effecting economies in the use
of plumbing lines.

This general scheme provides effective cross ven-
tilation, privacy in each apartment, and kitchens
and dining alcoves of proper size and arrangement
for efficient use. It also provides windows to the
outer air for kitchens and bathrooms, affording a
cheerful atmosphere for living and working.

Limitations of land coverage necessitate the plan-
ning of 20-story buildings to attain an economic
rental.

STATISTICS
Four — 20-story Buildings

Area of Land: 502,300 sq. ft.
Area of Buildings: 81,400 sq. ft.
Coverage: 16%
Gross Building Area per Room: 283 sq. ft.
Perimeter per Room: 13.9'
Total Apartments: 1,600
Total Rooms: 6,560
Total Car Parking: 621
Average Area of Living Room: 221.66 sq. ft.
Average Area of First Bedroom: 175.0 sq. ft.
Average Area of Second Bedroom: 159.25 sq. ft.
Average Area of Third Bedroom: 121.0 sq. ft.
Average Area of Kitchens (including

Dining Space): 121.0 sq. ft.

Schedule of Apartments
(Typical Floor)
50% — 10 — 3'2’s — 35 rooms
40% — 8 — 4'2’s — 36 rooms
10% — 2 —5%’s — 11 rooms
100% — 20 apts. — 82 rooms

TYPICAL FLOOR PLAN

SCALE IN FEET $ _29° b 20 30 40 S0







GEORGE W. SPRINGSTEEN

ARCHITECT
92 LIBERTY STREET, NEW YORK CITY



